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I. PROJECT DESCRIPTION 
The proposed development is a 36-unit mixed-use building in the downtown core. The 30,004-
square-foot project site would be created through a merger of the parcels at 710 – 720 State Street 
and 15 E. Ortega Street and involves demolition of the commercial buildings at 710 State Street 
(8,100 square feet) and 15 E. Ortega (900 square feet). The existing buildings located at 714-720 
State Street totaling 6,313 square feet would remain.  
The project involves construction of a four-story mixed-use building with a maximum height of 
48 feet and containing 2,320 square feet of commercial space, 36 residential rental units with a 
mix of studio, one-bedroom and two-bedroom units averaging 802 square feet per unit using the 
Average Unit-Size Density Incentive Program (AUD), and 17 covered parking spaces. Proposed 
density would be 53 dwelling units per acre (du/ac). 
The project site is located in the Central Business District, in the C-G (Commercial General) 
Zone with a General Plan land use designation of Commercial/Medium-High Density Residential 
(15-27 du/ac). However, on August 4, 2020 City Council adopted an ordinance amending the 
AUD, which, among other things, added Priority Housing Overlay in the Central Business 
District and increased the allowable building height in that area from 45 feet to 48 feet. Therefore, 
when the ordinance becomes effective on September 3, 2020, the project site’s General Plan 
designation will be changed to Commercial/High Density Residential (28-36 du/ac) with a 
Priority Housing Overly (37-63 du/ac) and the proposed building will be consistent with the 
City’s zoning ordinance.  

II. CONCEPT REVIEW 
This project requires Planning Commission Conceptual Review because the lot size is greater 
than 15,000 square feet (30,004 square feet) and the project is being proposed under the AUD 
Priority Housing Overlay (Santa Barbara Municipal Code (SBMC) §30.150.060.A). The purpose 
of this meeting is to provide the Planning Commission and the public an opportunity to review 
the proposed project design and provide the applicant, staff, and the Historic Landmarks 
Commission (HLC) with comments on the proposed design and improvements, and General Plan 
consistency (SBMC §30.150.060.E). 
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Staff recommends that the Planning Commission review the proposed project, consider the issues 
outlined in this report, and provide comment and recommendation by majority vote regarding 
the proposed design and improvement of the project and the project’s consistency with the City’s 
General Plan. The Planning Commission’s comments and recommendations will be 
communicated to the HLC for use in their continued deliberations on the project. 
 

 
710 State Street, et. al. – Vicinity Map 

 

III. BACKGROUND 
A. DESIGN REVIEW 
This project was reviewed by the HLC on June 10, 2020 (Exhibit C). In their review, the HLC 
provided positive comments about the direction of the current design. They requested more study 
of the roof pitches and front façade of the State Street elevation, and a water landscaping feature 
within the paseo. The HLC requested more visual perspectives of the proposed project including 
a color video, aerial views as well as perspective drawings from the paseo, including the News 
Press tower.  
The project was continued indefinitely to the Planning Commission for comments and the 
applicant will be required to return to the HLC for Project Design and Final Approval of the 
project. 

Project Site 
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B. PRT REVIEW 
The project was reviewed by the City’s Land Development Team in March 2020. A Pre-
Application Review Team (PRT) Letter was provided to the applicant, which identified areas of 
concern, as well as items that need to be addressed prior to application completeness and 
environmental review (Exhibit D). Staff’s overall support for the proposed concept was identified 
in the letter. Staff was supportive because the project creates housing units in the downtown core, 
which addresses the City’s need for more housing units; activates the downtown in general, and 
State Street in particular; and minimizes residents’ dependency on the automobile due to its 
central location.  
The PRT Letter focused on the project’s compliance with existing zoning standards. Under the 
zoning standards in effect at that time (March 2020), the project did not comply with required 
parking, density or building height. However, it was acknowledged that amendments to the AUD 
Program were underway and would significantly affect the project’s consistency with the Zoning 
Ordinance. Refer to Section III.C below for additional discussion of the proposed and 
subsequently adopted AUD Amendments. The referenced AUD Amendments were adopted by 
City Council on August 4th and will become effective on September 3, 2020, which is 
incidentally the same day as the Planning Commission’s concept review of the project. 
Staff also analyzed the project’s potential impacts on historic resources and whether an important 
historic resource or its immediate surroundings would be substantially altered. The project is in 
an area that has several buildings that are either listed on the Potential Historic Resources list or 
designated as Structures of Merit (see attached HLC Memo). The City’s Urban Historian 
determined that a Historic Structures/Sites Report was not required because it did not appear 
there would be any negative impacts to the historic resources, and the HLC did not deem one 
necessary during their review. 

C. AUD AMENDMENTS FOCUSED ON THE CENTRAL BUSINESS DISTRICT 
On July 28, 2020, the City Council introduced an ordinance to approve certain AUD Program 
Amendments that would facilitate housing in the Central Business District (CBD). That 
Ordinance was adopted on August 4, 2020 and becomes effective 30 days later. As of the date of 
this staff report, these amendments are not in effect. However, they will be effective on 
September 3, 2020, the day the Planning Commission is set to review and provide comments on 
this project. 
These amendments are: 

• Density: Expand High Density with Priority Housing Overlay to the majority of the CBD. 

• Height: Increase the allowed height (without special findings) from 45 feet to 48 feet for 
projects zoned C-G or M-C, located in the CBD, and developed at the Priority Housing 
Overlay tier. 

• Parking: Allow a maximum of one on-site parking space per residential unit and allow 
parking to be rented separately from the residential unit. 

• Trial Period: Eliminate the 250-unit threshold as a trigger for expiration of the AUD 
Program, and identify August 31, 2021 as the end of the trial period. 
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IV. SITE INFORMATION 
A. SITE INFORMATION 

Applicant:  Kevin Moore, Architect 
Property Owner: 710 State Street Partners LP c/o Sima Management Corp. 
Site Information 
Addresses:  
         710 State St. 
         714 State St. 
         716 State St. 
         718 State St. 
         720 State St 
         15 E. Ortega St. 

Parcel  Numbers:          
       037-092-013 
       037-092-019 
       037-092-020 
       037-092-021 
       037-092-034 
       037-092-014 

Lot Area:              30,004 sf total 
         20,715 sf 
         1,979 sf 
         2,424 sf 
         2,375 sf 
         1,440 sf 
         1,071 sf. 

General Plan: Commercial/High Density Residential 
(28-36 du/acre) and Priority Housing Overlay (37-63 
du/acre 

Zoning: C-G 
(Commercial General ) 

Existing Use: Commercial businesses  Topography: ~3% 

V. POLICY AND ZONING CONSISTENCY ANALYSIS 
A. ZONING ORDINANCE CONSISTENCY1 

Standard 
(SBMC Ch. 30.150) Requirement/ Allowance Proposed 

AUD 
   -Density 
   -Units 
   -Average Unit Size 

 
37-63 du/ac 

43 units 
811 sf max. 

 
53 du/ac 
36 units 
802 sf 

Building Height 48 feet 48 feet 
Setbacks 
   -Front 
 
   -Interior 

 
5 feet variable 

 
none 

 
State St. 20’ front setback 

Ortega St. 10’ front setback 
varies 

Parking – Vehicle 
   -Residential 
   -Commercial 

 
≤17 spaces + ADA 

1 (1 per 500 sf less 80% 
zone of benefit reduction) 

= 37 Max Total 

 
15 spaces 

1 
= 16 Total* 

                                                 
1 The Zoning Ordinance Consistency Table has been filled out using the zoning standards that will be in effect on September 
3, 2020, based on Council-adopted AUD Amendments. 
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Parking – Bicycle 
   -Residential 
   -Commercial 

 
36 spaces 

6 spaces (2 short term) 

 
36 spaces 

6 spaces (2 short-term) 

Open Yard 
8,852 sq. ft. (15% of lot area 

with a 20’ x 20’ common 
area) 

Approx. 11,400 sq. ft. (19% 
of lot area, primarily 
provided on the roof) 

  * Includes electric vehicle charging station(s). 
As identified in the Table above, the proposed development is consistent with the Zoning 
Ordinance as of September 3, 2020. The project is proposed under the City’s AUD Program using 
the newly applicable Priority Housing density allowances, which allow up to 63 du/ac (in this 
case up to 43 units) with a maximum unit size of 811 square feet The applicant is proposing a 
density of 53 du/ac (36 units), which could have a maximum average unit size of 917 square feet, 
but are proposed with a maximum average unit size of 802 square feet. 
Inclusionary Housing Requirement 
In accordance with SBMC §30.150.110.A.1, the project requires at least 10% of the units to be 
constructed and offered at an affordable rent as moderate income units, which is 80% to 120% 
of Average Median Income. Therefore, 3 of the 34 units must be designated for moderate-income 
households. The remaining 0.4-unit shall be subject to the City’s affordable housing in-lieu fee, 
as identified in SBMC §30.150.120. 

VI. GENERAL PLAN CONSISTENCY 
A brief summary of the most relevant General Plan goals, policies, and implementation strategies 
is provided below. A more complete list is provided in Exhibit E.  
The project site is located in the Downtown Neighborhood, as identified in the General Plan. 
This neighborhood is bounded on the north by Sola Street, on the south by Ortega Street, on the 
east by Santa Barbara Street; and on the west by De la Vina Street. 
The Downtown neighborhood is the most intensively used part of the City. In addition to its 
primary function as a viable commercial center with a desired balance of retail, office, historical, 
restaurant, institutional, financial and cultural arts; it is becoming the home to many City 
residents as more mixed-use and residential land uses are developing Downtown. Residential 
land use is desired Downtown as it is the major employment center for the City. Having housing, 
especially affordable housing, for various income ranges close to their jobs is a long term goal 
of the General Plan. Along with residential uses, key policies encourage easy access to basic 
needs such as groceries, drug stores, community services, and childcare. The General Plan also 
describes the provision of public space for pedestrians as important, particularly as more people 
live in the area.  
The Council recently approved the expansion of the AUD Priority Housing Overlay through the 
entirety of the Central Business District; therefore, the project proposed at 53 du/ac is consistent 
with the General Plan Land Use designation of 37-63 du/acre.  

A. LAND USE ELEMENT 
The Land Use Element includes a policy (Policy LG6, Location of Residential Growth) to 
encourage new residential units with high densities to be located in the Downtown area and 
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includes an implementation action (LG6.3, Priority Housing Overlay) to provide for increased 
densities in select areas of the city, which was implemented through adoption of the Priority 
Housing Overlay. The project is located in the C-G (Commercial General) Zone, and, as stated 
above, within the newly extended Priority Housing Overlay. 
The project is proposed along a commercial corridor and is centrally located near many 
commercial uses and public transit that could serve the residents.  
Balancing Land Use Element policies related to housing, commercial use (given the C-G zoning), 
and community character, along with Housing Element policies, is a critical component of the 
Planning Commission’s review of this project. The project includes the demolition of 
approximately 6,680 net square feet of nonresidential development and the construction of 36 
residential units. It also retains several existing nonresidential tenant spaces on State Street, and 
pushes the majority of the proposed mass of the new development toward the middle of the block 
and Ortega Street. Therefore, the proposal can be found consistent with the Land Use Element 
of the General Plan. 

B. HOUSING ELEMENT 
A goal of the Housing Element is to encourage construction of a wide range of housing types to 
meet the needs of various household types and to assist in the production of new housing 
opportunities which vary sufficiently in type and affordability to meet the needs of all economic 
and social groups. The Housing Element includes multiple policies and implementation strategies 
encouraging and facilitating the development of affordable, rental, senior and special needs 
housing. Santa Barbara has very little vacant or available land for new residential development 
and, therefore, City housing policies support buildout of infill housing units in the City’s urban 
areas where individual projects are deemed appropriate and compatible. The proposed project 
would add 36 new rental units on an infill site, including 3 units restricted at the moderate-income 
level, consisting of a mix of studio, one-bedroom and two-bedroom units, to the City’s housing 
stock in an area designated for high residential densities and therefore, can be found consistent 
with the Housing Element of the General Plan. 

C. ENVIRONMENTAL RESOURCES ELEMENT  
The Environmental Resources Element (includes the Conservation Element) includes policies 
(ER29, Visual Resources Protection and Visual Resources 3.0) and implementation strategies to 
protect visual resources as well as criteria for evaluating public scenic views and development 
impacts at a particular location. The criteria considers 1) the importance of the existing view, 2) 
whether the proposed change would be individually or cumulatively significant, and 3) whether 
the project design could reduce the impact to visual resources. The proposed project is located 
north of Highway 101 where views of the beach are not available from the public street due to 
existing development and the project site’s location. Views of the mountains are available to the 
public at varying degrees while walking east on Ortega Street. As a pedestrian on State Street, 
views of the mountains are blocked by the existing, primarily one story buildings along the 700 
block of State Street. Views of the Riviera and the mountains beyond are currently impacted by 
the existing News Press building when adjacent to or immediately in front of the project site.  
The implementation strategies (ER29.1, Document Public Views and ER29.2, Evaluation 
Criteria) related to views have not been adopted at this time, and will be considered with a future 
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Environmental Resources Element work program. Currently, visual resource considerations are 
done on a case-by-case basis depending on the specifics of the project location and design. Staff 
finds that the project can be found consistent with the Environmental Resources Element of the 
General Plan. 

D. CIRCULATION ELEMENT 
The Circulation Element’s comprehensive goal and vision statement is "While sustaining or 
increasing economic vitality and quality of life, Santa Barbara should be a city in which 
alternative forms of transportation and mobility are so available and so attractive that use of an 
automobile is a choice, not a necessity.” The project is located in the heart of Downtown along 
State Street, where residents and commercial tenants have an immediate connection to State 
Street’s Class II or on-street bike lanes. The project provides secure bicycle parking for the 
residents and commercial tenants. The project is also adjacent to Downtown’s immense 
pedestrian network. The project’s adjacent sidewalk on Ortega Street will be required to be 
improved as part of the project, consistent with the City’s Pedestrian Master Plan, to provide high 
quality infrastructure for enhanced pedestrian facilities. The project is also located along an 
existing transit high priority corridor area and is less than a half mile from the Transit Center. 
With the project’s Downtown location and strong active modes of transportation present, the 
residents’ dependency on the automobile is minimized.  
Policy C.7 of the Circulation Element is intended to manage parking Downtown to reduce 
congestion, increase economic vitality, and preserve Santa Barbara’s quality of life. A possible 
implementation strategy for achieving this is Policy C7.5 Residential Parking Requirements, 
which states that the city should allow residential land development projects to “unbundle” 
parking (i.e., selling or renting residential units separate from parking stalls) within the 
commercial and high density residential land use designations. In accordance with the AUD 
amendments adopted by Council on August 4th, this project is consistent with this goal of the 
General Plan by providing 17 vehicle parking spaces and covered and secure bicycle parking for 
all residential units, consistent with Implementation Action C7.7.  
Chapter 5 of the Circulation Element calls for the city to increase walking and other paths of 
travel by developing a comprehensive system of pedestrian routes which are integrated with other 
modes of transportation and which provide safe and efficient paths of travel. In response to that 
goal, Policy 5.3 states that the City should protect and expand existing paseos and acquire new 
paseos in the Downtown. The project proposes a pathway that would link State Street to Ortega 
Street. No gates are currently proposed, though they may need to be added in the future if security 
becomes an issue. The paseo would provide space, light and air for the surrounding buildings. 
The HLC was supportive of the paseo extending through the block. 
Through Policy 5.7.3, the Circulation Element encourages mixed use developments in order to 
improve opportunities for pedestrian access and decrease dependency on the automobile. 
Policy 8.2.10 encourages increasing housing in the downtown core and along major transit 
routes. 
Policy 8.5 states that the City shall promote/facilitate the development of housing to decrease the 
need for parking through an increased walking/biking population that lives, works and shops in 
the Downtown. 
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This project provides 36 rental units in the City’s downtown core near transit, shopping, parks, 
education and employment opportunities and, therefore, can be found consistent with the 
Circulation Element of the General Plan.  

E. ECONOMY AND FISCAL HEALTH ELEMENT 
The Economy and Fiscal Health Element contains policies to manage commercial growth (EF2) 
and retain existing businesses (EF4). There is also a policy for adaptive re-use of existing 
commercial space (EF12). This project proposes to demolish a large existing commercial 
building to construct the mixed-use project that includes much smaller commercial spaces. Staff 
finds that the proposal balances changing retail needs with the City’s ongoing need for housing. 
Although it is not an adaptive re-use project, it maintains some small existing businesses and it 
redevelops a parking lot with housing, which is viewed by staff as a good way to activate the 
downtown. Therefore, the project can be found consistent with the Economy and Fiscal Health 
Element. 

F. HISTORIC RESOURCES ELEMENT 
Policy HR1 (Historic and Archaeological Resources) states that we should protect the heritage 
of the City by preserving, protecting and enhancing historic resources and archaeological 
resources.  
Policy HR2 (Ensure respectful and compatible development) aims for development to respect 
rather than detract from individual historic and archaeological resources as well as the 
neighborhood and the overall historical character of the city. The project is in the vicinity of 
existing buildings that have historic value. The News Press building at 715 Anacapa Street is a 
designated Landmark and the two buildings at 714 and 718 State Street are listed on the Potential 
Historic Resources List as contributing structures to El Pueblo Viejo Landmark District. The 
project proposes to retain the existing structures from 712 through 720 State Street and the 
architecture is designed in the traditional Spanish Colonial Revival style as to complement the 
surrounding area. The City’s Urban Historian has reviewed the project and determined that it will 
not have a negative impact on nearby historic buildings. The Historic Landmarks Commission 
has also reviewed the project and was supportive of the proposed design and stated it was moving 
in the right direction with respect to compatibility with El Pueblo Viejo Landmark District and 
surrounding historic resources. Therefore, the project can be found consistent with the Historic 
Resources Element of the General Plan. 

VII. PROJECT DESIGN 
NEIGHBORHOOD COMPATIBILITY 
The HLC Ordinance (SBMC §22.22.145) outlines certain criteria that the HLC is to consider 
before granting design approval of a project. These criteria/considerations are: 

a. Does the project fully comply with all applicable City Charter and Municipal Code 
requirements? Is the project’s design consistent with design guidelines applicable to 
the location of the project within the City? 

b. Is the design of the project compatible with the desirable architectural qualities and 
characteristics which are distinctive of Santa Barbara and of the particular 
neighborhood surrounding the project? 



Planning Commission Staff Report 
710-720 State Street & 15 E. Ortega Street (PLN2020-00218) 
August 27, 2020 
Page 9 
 

c. Is the size, mass, bulk, height, and scale of the project appropriate for its location and 
its neighborhood? 

d. Is the design of the project appropriately sensitive to adjacent Federal, State, and City 
Landmarks and other nearby designated historic resources, including City structures 
of merit, sites, or natural features? 

e. Does the design of the project respond appropriately to established scenic public 
vistas? 

f. Does the project include an appropriate amount of open space and landscaping? 
The surrounding area is comprised of one-, two-, and three-story developments. To date, the HLC 
has made favorable comments regarding the appropriateness of the proposed design.  
Feedback from the Planning Commission specifically in regard to size, mass, bulk, height, and 
scale of the project and whether it is appropriate for its location and its neighborhood would assist 
the HLC in their formal review of the project. 

VIII. ENVIRONMENTAL REVIEW 
The project is in the conceptual, pre-application stage. As the project description is further 
developed, additional environmental analysis will be completed prior to the project returning to 
the HLC for approvals.  

IX. RECOMMENDATION 
Staff recommends that the Planning Commission review the proposed project, consider the issues 
outlined in this report, and provide comment and recommendation by majority vote regarding: 

1. The proposed design and improvement of the project, and  
2. The project’s consistency with the City’s General Plan.  

The Planning Commission’s comments and recommendations will be communicated to the HLC 
for use in their deliberations on the project. 

X. NEXT STEPS 
Following Planning Commission concept review, the applicant would submit a formal project 
application and staff would commence environmental review. The project would then return to 
HLC for a decision regarding Project Design and Final approval. The lot merger would take place 
with the Public Works, Engineering Division prior to issuance of a building permit for the project. 

Exhibits: 
A. Project Plans 
B. Applicant's Letter dated August 20, 2020 
C. HLC Minutes  
D. PRT Letter dated March 5, 2020 
E. Applicable General Plan Policies 
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All ideas, designs, and plans indicated or represented by these drawings are owned by and are property of Kevin 
Moore Architect and were  created and developed for use in connection with the specif ied project.  None of such 

ideas, designs, or plans shall be used for any purpose  whatsoever without the written permission of  Kevin Moore 
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August 20, 2020 
 
City of Santa Barbara 
Planning Commission 
630 Garden Street 
Santa Barbara Ca. 93101 
 
Re: Average Unit Density and State Density Bonus Law Proposed Project 
 
 
 
 
 
 
The owners, 710 State St. Partners L.P. are pleased to provide this proposed mixed use project 
located at 710 State St. for review by the Planning Commision. The intent of this letter is to 
describe how this project complies with the future conversion of the downtown core from 
medium-high density to high density/priority overlay under the future amended AUD ordinance. 
The applicant has met with Renee Brook, Allison DeBusk and former Planning Commissioner 
Campanella to discuss the proposal and received support for this approach. The project then 
went through the PRT process and was met with support from the various departments. The 
project then moved to Concept Review at HLC and also found support.  
 
Project Description 
The applicant proposes to tie several C-G zoned lots together with existing commercial 
structures within the El Pueblo Viejo District. Three commercial structures would be demolished 
and a three and four story mixed use project would be constructed with 36 total rental units with 
a mix of studio, 1 bedroom and 2 bedroom units with an average size of 802 sf, 2,195 sf of 
ground level commercial area and parking within a garage. The unit mix is: 4 studios, 22 one 
bedroom, 10 two bedroom units. Units would be accessed via a new paseo connecting Ortega 
and State St. The result will be an ideal addition of residential use on State St. while continuing 
the architectural tradition of el pueblo viejo. 
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Proposed parcels in lot tie: 

       

Address APN Lot size (E) building sf Prop. building sf (E) Use Prop Use 

710 State St 037-092-013 20,715 8,100 36,320 Retail/Office Mixed Use 

714 State St 037-092-019 1,979 1,701 1,701 Retail No Change 

716 State St 037-092-020 2,424 1,598 1,598 Restaurant No Change 

718 State St 037-092-021 2,375 1,872 1,872 Restaurant/Office No Change 

720 State St 037-092-034 1,440 1,142 1,142 Restaurant No Change 

15-19 Ortega St 037-092-014 1,071 900 0 Bar Mixed Use 

 Total 30,004 15,313 42,633   

 
This results in a total lot area of 30,004 sf. 
Under the existing AUD ordinance (Medium-high 15-27 du/acre) this results in a base density of 
18 units. 
 
This project proposes to use the priority overlay (​37-63 du/acre) resulting in a base density of 33 
units. Per California State Density Bonus law 10% of the base density units shall be restricted to 
rental rates for low income. This allows an increase of 20% (7 units) to be constructed for a 
total of 40 units however due to parking requirements this project proposes 36 units. See 
attached AUD unit spreadsheet.  
 
Unit Calculation 

      affordable unit %      Low income density bonus            Total Units 

base density 10% (adjusted) 10%  

33 3 3 36 

 
Per California State Density Bonus law the applicant is entitled to one concession such as: 
“A reduction in site development standards or a modification of zoning code or architectural 
design requirements, such as a reduction in setback or minimum square footage requirements” 
 
At this time the applicant requests the following concession: 

● Reduction in required parking per residential unit from 1 space to 0.5 space   
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This proposal provides 17 total parking spaces. 1 space is required for the commercial area and 
the remaining 15 would be available for residential parking. 3 residential parking spaces would 
be offset via the proposed in lieu fee. Parking would be unbundled from the rental units allowing 
residential tenants to rent parking if they would like. 
 
Parking Summary 

             Area                      Required             Provided 

Commercial 2,195 sf 9 spaces x 80% ZOB                                    1 
Residential 36 units Per AUD 1 space per unit = 36 15 

 
The development also qualifies for two additional waivers or reductions to the development 
standards which would preclude development which would physically preclude the constructed 
project at the permitted density. The applicant wishes to work with the Planning Staff to 
determine if additional reductions will be required for the lot coverage, height limit, bike parking 
or any other standard. 
 
Grading 
At this time grading quantities are unknown but calculations will be provided in the future 
 
Open Yard 
Per the AUD ordinance projects located in the C-G zone may use alternatives to the required 
private open yard. This project provides​ ​15,429 sf of common open and private open space 
which is greater than the minimum required 15% and minimum dimensions of 20x20 are 
provided on the podium. 
 
Building Height 
The design incorporates 3 and 4 stories within 48 feet.  
 
Inclusionary Ordinance 
The project proposes 4 affordable units, project complies 
 
Growth Management Plan 
The project proposes to demolish  9,171 sf of commercial area from the sites and construct 
2,195 sf of commercial area. This results in an area credit of 6,976 sf for use in future 
development or transfer of development rights. 
 
Historic Structures 
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No historic structures are proposed to be demolished or modified.  
714 State St. and 718 State St. are noted on the list of potential structure of merit. 
 
Environmental Assessment 
No active hazard sites are indicated on or within 1000 feet of the subject parcels per the State 
Geo Tracker 
 
Stormwater Management 
The project anticipates full compliance with Tier 3 standards. The design provides adequate 
landscape and permeable area for future site drainage design. 
 
 
 
We look forward to your review and are available for your questions.  
 
Best regards, 
 
 
 
Kevin Moore 
 
Kevin Moore Architect 
kevin@kevinmoorearchitect.com 
(805)455-0574 
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710 State Street 
Historical Landmarks Commission 

Meeting Minutes 
 
 
 

June 10, 2020 
 

 
(3:45PM) NEW ITEM: CONCEPT REVIEW 
 
4.  710-720 STATE ST, 15-19 E ORTEGA ST 
 Assessor's Parcel Number:   037-092-013, -019, -020, -021, -034, -014 
 Zone:  C-G  
 Application Number:  PLN2020-00218 
 Owner: 710 State St Partners L.P. 
 Applicant: Kevin Moore, Architect   

  

 
(Project site is adjacent to a designated City Landmark: Daily News, constructed in 1922 by George 
Washington Smith in the Spanish Colonial Revival style, and contains two buildings on the City’s list of 
Potential Historic Resources: 714 State Street, reconstructed in 1925 by noted architects Roland 
Sauter and Keith Lockard, and 718 State Street, reconstructed in 1925 by Soule Murphy and Hastings. 
Proposal to merge the properties at 710-720 State Street and 15-19 E. Ortega Street to create a 30,004 
square foot lot. The proposed development involves demolition of the commercial building at 710 State 
Street and 15-19 E. Ortega Street, and construction of a new approximately 39,600 square foot three- 
and four-story mixed-use building with a maximum height of 48 feet. The new building will be comprised 
of 2,320 square feet of commercial space and 36 rental units (7 studios, 17 one-bedrooms, 8 two-
bedrooms, 4 three-bedrooms) averaging 711square feet per unit using the City’s Average Unit-Size 
Density Incentive Program. The proposal includes a new ground floor parking garage consisting of 16 
parking spaces (15 residential, 1 commercial), trash enclosure, transformer, and bicycle parking. 
Planning Commission review is required for Community Benefit Project exceptions to height limitations, 
a Parking Modification, an Open Yard Modification, and a Lot Area Modification for additional density.) 
 
Concept Review. No final appealable decision will be made at this hearing. 
 
Actual time: 4:42 p.m. 
 
Present: Kevin Moore, Architect; and Kelly Brodison, Associate Planner, City of Santa Barbara 
 
Staff comments:  
1. Kelly Brodison, Associate Planner, stated that the project is under the current Average Unit-Size 

Density program and gave an overview of the project.  
2. Ms. Hernandez stated that she provided a memo with a map identifying the historic resources and 

surrounding buildings, and clarified which buildings are proposed for demolition and which are 
adjacent to the project. The Commission may request a formal evaluation for the Pressroom.  

 
Public comment opened at 5:25 p.m.  
The following individuals spoke: 
 
1. Darcy Roberts 
2. John Campanella 
3. Joseph Crosby 

https://www.santabarbaraca.gov/SBdocuments/Advisory_Groups/Historic_Landmarks_Commission/Archive/2020_Archives/03_Architectural_Drawings/2020_06_10_June_10_2020_710_State_Street.pdf
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4. Anna Marie Gott 
5. Richard Closson 
6. Nicole Miller 
7. Sarah Bayne 
8. Travis Vassallo 
9. Bryson Smith 
10. Fred Sweeney 
 
Written correspondence from Brandon Ristaino, Carolyn Shepard Baham, Geoffrey Andrews, Helena 
Paul, Ian McLeod, Julie DeAngelis, Kayla Mark, Linda Hanten, Nick Meisinger, Tahnia Mark, Thomas 
Adams, Toby Trainer, Travis Vassallo, Vija Hodosy, Alan McLeod, John Campanella, Paul Belmont, 
Lauren Anderson, Scott Miners, Eva Arrendondo, Kiefer Cohen, Gareth Kelly, Pamela Boehr, Rebecca 
Toby and Regine Atwater, John Tedesco, and Bryson Smith was acknowledged. 
 
Public comment closed at 5:48 p.m. 
 
Motion: Continue indefinitely with comments: 

1. In general, the Commission feels that the project responds to the City’s need for more 
housing. 

2. The Commission requests a Significance Report by the Urban Historian to evaluate 
the Pressroom building. 

3. In general, the Commission is supportive of having the paseo extend through the 
block. 

4. The ground floor units should be more commercial and public in use rather than 
residential. 

5. The roof pitches and front façade of the State Street elevation will need further study, 
but the Commission is generally positive about the direction of the current design. 

6. Add a water landscaping feature within the paseo. 
7. The Commission would like to see color video animation with street views from the far 

sides of Ortega Street and State Street, and aerial views, as well as perspective 
drawings from the paseo, including the Newspress tower.  

Action: Hausz/Ooley, 7/0/0. (Edmunds absent.) Motion carried. 
 
 

 



 

630 Garden Street, P.O. Box 1990, Santa Barbara, CA 93102      www.SantaBarbaraCA.gov 
 

PRE-APPLICATION REVIEW 
TEAM COMMENTS 

 
March 5, 2020 
Kevin Moore 
530 State Street 
Santa Barbara, CA  93101 
 
SUBJECT: 710 State Street & 15 East Ortega Street, PRT2020-00018, APN: 037-092-013 
 

PRT MEETING DATE: March 10, 2020 2:00 P.M. – 2:45 P.M.  
630 Garden Street, CD 2nd Floor Conference Room 

Dear Mr. Moore: 

I. INTRODUCTION/PROJECT DESCRIPTION 
Thank you for your submittal of a proposed project using the City’s Average Unit-Size Density 
Inventive (AUD) Program. The purpose of this review is to assist you with the City’s AUD 
Program and to identify significant issues relevant to the project. This review does not include a 
detailed analysis of building code compliance. The building code compliance review would be 
completed at time of building permit submittal should an application proceed.  
This letter will outline our preliminary comments on your proposal. Please review this letter 
carefully prior to our scheduled meeting date; we will answer your questions at that time. The 
specificity of our comments varies depending on the amount of information available at this time. 
In many cases, more issues arise at later steps in the process. However, our intent is to provide 
applicants with as much feedback and direction as possible at this pre-application step in the 
process.  
Staff from various City Departments/Divisions have reviewed your conceptual plans and 
correspondence for the subject project including a Master Application and an Owner 
Authorization Form; an Applicant Letter prepared by Kevin Moore, dated February 3, 2020; a 
Preliminary Title Report prepared by First American Title Company dated May 26, 2016; site 
photos and project plans. 
The proposal consists of the demolition of the commercial building at 710 State Street (8,100 
square feet) and 15 E. Ortega (900 square feet) and the construction of a four-story mixed-use 
building with a maximum height of 48 feet, and containing 2,320 square feet of commercial 
space, 36 residential rental units with a mix of studio, one-bedroom and two-bedroom units using 
the AUD Program, and 17 covered parking spaces. The project includes merging the properties 
at 710-720 State Street and 15 E. Ortega Street, which would result in a combined lot area of 
30,004 square feet in the C-G (General Commercial) Zone with a General Plan land use 
designation of Commercial/Medium-High Density Residential. The existing buildings located at 
714-720 State Street totaling 6,313 square feet would remain. 

http://www.santabarbaraca.gov/
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Please note that if a project, including an AUD project, is substantially revised, or if applicable 
policies, regulations, or procedures change that could affect the recommendations or conclusions 
of the Pre-Application Review, the Team may require a subsequent Pre-Application Review prior 
to formal application submittal or Planning Commission Concept Review for an AUD project. 

II. SUPPORTABILITY 
Staff is very supportive of the concept of your proposal. Adding housing units in the downtown 
core, and especially along State Street, is a beneficial way to address the City’s need for more 
housing units, activate the downtown, and minimize residents’ dependency on the automobile. 
As you are aware, existing zoning standards do not allow the proposed residential density without 
a lot area modification. But, as you are also aware, City Council directed staff in December 2019 
to explore changes to the AUD Program that would encourage new housing units downtown, 
including allowing higher densities in the Central Business District (CBD).  
Staff will draft the proposed revisions to the multi-unit housing development standards, based on 
Council direction, over the next several months, with the objective of presenting the General Plan 
and Zoning Ordinance amendments to the Planning Commission and City Council in the winter 
of 2020. Potential changes include adding the priority housing overlay (or some similar 
mechanism to increase allowed densities) to the State Street corridor, allowing for unbundling of 
parking and/or payment of an in-lieu fee, and open yard changes, among others. 
This letter summarizes staff’s analysis of your proposal under current development standards, as 
well as revisions anticipated based on recent Council direction. Please note that staff is unable to 
predict how or when these changes may occur, so our feedback is based entirely on the 
preliminary direction given by City Council in December 2019. 

III. COMMENTS AND ISSUES 
A. Planning Division 

1. Density. 

a. Under Current Standards 
Average Unit-Size Density (AUD) Incentive Program. Under the City’s 
AUD Program (SBMC Chapter 30.150) the project is located within the 
Medium-High Density tier, which allows between 15-27 dwelling units 
per acre. Under this density, a maximum of 18 units with an average unit 
size of 905 square feet would be allowed on the 30,004-square-foot lot, 
and ten percent would be required to be moderate-income under under the 
City’s inclusionary housing requirements (SBMC §30.150.110). 
Therefore, the project site would allow for 16 market rate units and 2 
moderate-income inclusionary units.  
Your current proposal requests a total of 36 rental units with an average 
unit size of 802 square feet.  
The only way to exceed 18 units on site is through density bonus.  

i. State Density Bonus Law allows for a maximum increase in 
density of 35%. In order to achieve this maximum density, the 
project would need to provide either 20% of the base density units 
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(18) as low income, or 11% of the base density units as very-low-
income. For the project site, this results in a maximum of 7 density 
bonus units, for a total of 25 units on site. The affordability would 
be as follows: 19 market rate, 2 moderate-income, 4 low-income 
(or 21 market rate, 2 moderate-income, 2 very-low-income).  

ii. City Density Bonus allows for additional density above what is 
allowed by State law. However, the City program (as outlined in 
the City’s Affordable Housing Policies and Procedures) requires 
that all additional (bonus) units be offered at the low-income level. 
Therefore, for your proposed 36-unit project, the 11 units above 
the 25 allowed by State Density Bonus must be low-income 
affordable. The affordability breakdown would be as follows: 19 
market rate, 2 moderate-income, 15 low-income (or 21 market 
rate, 2 moderate-income, 11 low-income, 2 very-low-income). In 
order to proceed with a project under the City Density Bonus 
Program, a Lot Area Modification would be required for the 
additional density. Staff is supportive of a Lot Area Modification 
for the project. 

b. Under Potential Future Standards.  
You have requested that staff analyze the project using the rules pertaining 
to the Priority Housing Overlay (37-63 dwelling units/acre), as adding the 
High Density tier and Priority Housing Overlay designations in the CBD 
was one of the AUD Program changes directed by City Council. Using 
this higher density designation, a maximum of 43 units with an average 
unit size of 811 square foot would be allowed. Your proposal for 36 units 
would be allowed with a maximum unit size of 917 square feet. A 36-unit 
project would require 4 moderate-income inclusionary units (32 market 
rate and 4 moderate-income).  

2. Inclusionary Housing. As quantified above, all projects developed in accordance 
with the AUD Program, and which contain 10 or more rental housing residential 
units, must provide at least 10% of the total residential units on site as moderate-
income units restricted for occupancy at the moderate-income level to be occupied 
by moderate-income households (SBMC §30.150.110.A.1).  

3. Density Bonus as it Relates to Inclusionary Housing. Any additional residential 
rental units authorized and approved as a density bonus under the State Density 
Bonus law or the City’s Affordable Housing Policies and Procedures shall not be 
counted in determining the required number of moderate-income units required 
by (SBMC §30.150.110). Therefore, the inclusionary calculation identified above 
was based on a density of 18 units. 

4. Average Unit-Size Density Program Inclusionary Moderate Income Housing 
Plan Requirement. Every AUD rental housing development subject to SBMC 
§30.150.110.A shall include a Moderate Income Housing Plan that meets the 
standards of §30.150.140 as part of the building permit application submittal. No 
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application for a building permit may be issued until a Moderate Income Housing 
Plan is submitted to an approved by the Community Development Director as 
being complete. The Community Development Director may require additional 
information reasonabl\y necessary to clarify and supplement the application or 
determine the consistency of the proposed Moderate Income Housing Plan with 
the requirements of this chapter. 

5. Story Poles. Story poles are required for AUD projects, unless the HLC exempts 
the project from the requirements upon making one of the following findings: 
a. The proposed structures are clearly consistent in terms of size, bulk, and 

scale with other buildings in the surrounding neighborhood. 
b. The proposed structures are the same height as or smaller than existing 

buildings in the neighborhood. 
c. The proposed structures will not involve blockage or substantial 

reduction of an important public scenic view. 
d. The proposed structures will not be on or project above a topographic 

ridgeline. 
e. The existing condition of the site (dense vegetation, existing buildings, 

etc.) does not allow for adequate story pole installation. In this case, one 
or more of the other types of visual aids will be required.  

Should the HLC find that story poles are necessary for the proposed project, the 
story poles will need to be installed the Friday prior to the Planning Commission 
hearing and comply with the City’s Visual Aid Requirements for Development 
Applications. 

6. Height. The project is proposed with a maximum height of 48 feet.  
a. Under Current Standards.  

In order to exceed 45 feet in height in the C-G Zone, you must be a 
Community Benefit Housing Project (rental housing qualifies) and the 
Planning Commission must make the following findings (SBMC 
§30.140.100.B): 

• Demonstrated Need. The applicant has adequately demonstrated a 
need for the project to exceed 45 feet in height that is related to the 
project’s benefit to the community, or due to site constraints, or in 
order to achieve desired architectural qualities; 

• Architecture and Design. The project will be exemplary in its design; 

• Livability. If the project includes residential units, the project will 
provide amenities to its residents which ensure the livability of the 
project with particular attention to good interior design features such 
as the amount of light and air, or ceiling plate heights; and 

• Sensitivity to Context. The project design will complement the 
setting and the character of the neighboring properties with sensitivity 

https://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=17550
https://www.santabarbaraca.gov/civicax/filebank/blobdload.aspx?BlobID=17550
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to any adjacent federal, state, and City Landmarks or any nearby 
designated Historic Resources, including City-designated Structures 
of Merit. 

If you wish to pursue the height exceeding 45 feet, Conceptual Design 
Review by the Historic Landmarks Commission (HLC) is required. 
The Planning Commission will review and consider the building height 
findings after conceptual design review by the HLC, but before the formal 
application is submitted.  
With your next submittal please include a letter explaining how you 
believe the project meets the required findings. 

b. Under Potential Future Standards.  
One change that may be considered as part of the AUD amendments is to 
increase the allowed building height from 45 feet to 48 feet. If that 
amendment is approved, then this project would not be required to obtain 
the height findings listed above. 

7. Parking.  

a. Under Current Standards.  
A minimum of 36 parking spaces plus required accessible parking is 
required for the proposed 36-unit project. In addition, the project site is 
located within the CBD which requires one parking space per every 500 
square feet of nonresidential floor area, and the site is located within an 
80% Parking Zone of Benefit. Therefore, one commercial parking space 
is required for the proposed nonresidential development. The existing 
6,313 square feet of commercial development proposed to remain does not 
require parking, as it is nonconforming with zero parking and is not 
proposed to be changed with the proposed development. The total parking 
requirement for the project would be 37 spaces plus required residential 
accessible parking. 
The project is proposing 17 parking spaces. Therefore, a Parking 
Modification is required for the proposed project. Staff is supportive of a 
Parking Modification, as described in more detail in the Transportation 
Section below. Please note that the Planning Commission would be the 
Review Authority for the Parking Modification per SBMC §30.250.060.B 
because the project would not meet anticipated parking demand. The 
required finding for approval is that there is other criteria consistent with 
the purposes of the parking regulations and based on unusual or unique 
circumstances of a particular case, as deemed appropriate by the Planning 
Commission.  
Please be advised of the following Title 30 standards for vehicle parking 
that apply to your project.  
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Accessible Parking for Residential Units. Per SBMC §30.175.030.I, if one 
or fewer automobile parking spaces are required per residential unit for 
any new development and if signed, accessible automobile parking spaces 
are required by the Building Code, then the signed, accessible automobile 
parking spaces must be provided in addition to the minimum number of 
automobile parking spaces required per residential unit by the Zoning 
Ordinance. 
Electric Vehicle Charging Stations. Electric vehicle charging stations 
(EVCS) shall be designed and provided in compliance with the Building 
Code. Required automobile parking spaces may be substituted with 
designated electric vehicle charging stations, pursuant to the following 
(SBMC §30.175.050.I): 
i. The electric vehicle charging space shall comply with all standards 

for parking areas pursuant to this Chapter;  
ii. Developments that provide electric vehicle charging stations may 

reduce the required automobile parking space for every one space 
that is provided for electric vehicle charging; and 

iii. The location of electric vehicle charging stations, and associated 
equipment, shall be no closer than 10 feet to a front lot line. 

b. Under Potential Future Standards.  
Potential changes to parking requirements that will be considered as part 
of the AUD Program amendments include allowing parking in-lieu fees 
and unbundled parking in the CBD. These changes may eliminate the need 
for a Parking Modification for the project. 

8. Ortega Street Parking Lot. Please clarify the designated users of the parking lot 
at 19 E. Ortega Street adjacent to The Press Room. Please note that if the proposed 
project displaces required parking spaces for another off-site user, this parking 
will need to be replaced. 

9. Open Yard. 
a. Under Current Standards. 

Required open yard areas shall not include areas designed to provide 
access/egress and remain open and passable such as front porches, 
landings, stairs, and ramps, or required access/egress paths on multi-unit 
or mixed-use development. Based on the current plans submitted, staff is 
unable to determine if the project complies with the open yard 
requirement. Please provide a separate sheet showing the open yard areas 
including dimensions and shading. As described in SBMC §30.150.090.G, 
open yard shall be provided as follows: 
i. Private open yard, pursuant to Section 30.140.140.C.2 and 
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ii. One additional area, located on grade or on a roof deck, with 
minimum dimensions of 15 feet long and 15 feet wide for use as a 
common open yard accessible to all residential units on the lot. 

iii. An Alternative Open Yard Design that meets the following 
standards is allowed to replace i and ii above. 
(1) Minimum Area:  15% of the net lot area located on the 
ground or on decks of any height, or on any floor of the building 
or structure; 
(2) Standards and Location:  Except those for private open 
yards, all open yard standards and location requirements, pursuant 
to Section 30.140.140.D and E, Standards an Location, are met; 
and 
(3)  Common Open Yard Area. At least one area with a 
minimum dimension of 20 feet long and 20 feet wide, located on 
the ground or on decks of any height, or on any floor of the 
building or structure that is accessible to all units for use as a 
common open yard area is provided. 

If the project does not satisfy the open yard requirements, an Open Yard 
Modification would be required. 

b. Under Potential Future Standards. 
Potential changes to open yard requirements that will be considered as part 
of the AUD Program amendments include eliminating open yard 
requirements on lots located between Anacapa and Chapala Streets in the 
CBD.  

10. Historic Resources. The project is subject to the California Environmental 
Quality Act (CEQA), which requires analysis of potential impacts to historic 
resources. Specifically, CEQA requires analysis of whether a project would 
demolish or substantially alter an important historic resource or its immediate 
surroundings. The project must meet Secretary of the Interior Standards for 
Rehabilitation, specifically Standard number 9 to be found as not having a 
significant environmental impact.  
The proposed project site contains two historic resources and is in the vicinity of 
several buildings that are designated City Landmarks and on the List of potential 
structures. The Urban Historian is not requiring a Historic Structures/Sites Report 
(HSSR) at this time, as it does not appear there will be any negative impacts to 
the historic resources. However, at the first concept review at the HLC, the 
Commission may determine that a Phase 1 Historic Structures/Sites Report is 
required to evaluate the impacts to the context of the neighborhood and its 
adjacency to the historic structures. If so, the HSSR will be reviewed by the HLC 
and must be accepted by the HLC prior to scheduling the project at Planning 
Commission. 
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11. Compatibility with Historic Resources. The HLC will consider whether the 
project is compatible with adjacent and nearby historic resources. The City Infill 
Guidelines and Project Compatibility Criteria for projects being constructed 
adjacent to a historic resource were created to help evaluate compatibility with 
historic resources. These guidelines also ensure projects meet the Secretary of the 
Interior Standards and inform CEQA impact evaluation. Prior to HLC review, 
Urban Historian Nicole Hernandez will review your project against the guidelines 
and will provide a memo to the HLC prior to your Concept Review. It is 
recommended you apply the City’s Infill Design Guidelines which are available 
in the Historic Resource Design Guidelines. 

12. Nonresidential Growth Management Program (GMP). The project proposes 
the demolition of 9,000 square feet of nonresidential floor area and the 
construction of 2,320 square feet of non-residential floor area. This would result 
in credit of 6,680 square feet of demolished floor area, which could be transferred 
to antother site in the downtown area.  

13. Alternative Energy. The City of Santa Barbara supports use of alternative energy 
sources to conserve energy resources and reduce carbon emissions that contribute 
to climate change.  
a. Solar Energy Installation of solar photo-voltaic arrays as part of new 

construction, redevelopment, and significant remodel projects should be 
provided in accordance with General Plan Policy ER6 and the City of 
Santa Barbara Solar Energy System Design Guidelines.  
Multi-family residential projects of three or more units require provision 
of a minimum 2kw system per unit if physically feasible. 
Commercial and industrial project require provision of a minimum of five 
watts of photovoltaic panel systems for every net new square foot of 
building floor area; or a photovoltaic system sized to meet a minimum of 
30% of the average projected energy demand for the structure, whichever 
is lower. 

b. Electric Vehicle Charging. Project applicants are required to pre-wire 
developments to facilitate electric vehicle charging. This may be 
accomplished in a variety of ways depending on the scope of the project. 
Please discuss options with Planning and Transportation Planning staff 
and refer to the Central Coast Plug-In Electric Vehicle Readiness Plan and 
the City Climate Action Plan Policy 20, and the 2019 CGC & CBC. 

B. Creeks Division 
1. Storm Water Management Program (SWMP). This is a Tier 3 SWMP project, 

which must incorporate design solutions to meet the City’s storm water 
requirements for (1) water quality treatment; (2) peak runoff discharge rate; and 
(3) volume reduction for the entire site (i.e. entire parcel). Items (a) and (b) below 
must be addressed before application completeness is supportable. Refer to the 
City’s Storm Water BMP Guidance Manual for more information: 
http://www.santabarbaraca.gov/gov/depts/parksrec/creeks/quality/storm.asp 

http://www.santabarbaraca.gov/services/planning/design/features/solar.asp
http://www.santabarbaraca.gov/gov/depts/parksrec/creeks/quality/storm.asp
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a. Include a grading and drainage plan that indicates where storm water from 
all impervious area for the entire parcel will flow (i.e. clearly show how 
all hardscape will be treated by proposed BMPs). It is not clear that all 
hardscape will be treated. It must be demonstrated that no runoff requiring 
treatment is bypassing the proposed BMPs. 

b. A hydrology/storm water report is required. The hydrology/storm water 
report items should include: 
- A description of the existing site and proposed project (map optional). 
- Site assessment (see Chapter 2 of the BMP Guidance Manual). 
- BMP Selection and associated capacities (see Appendix C and Appendix 
D of BMP Guidance Manual for sizing methodologies and worksheets). 
Include worksheets from Appendix D for all BMPs, to demonstrate 
adequate sizing. 
- Provide a map or diagram dividing the developed portions of the project 
site into discrete Drainage Management Areas (DMAs). Indicate all BMPs 
on the map/diagram for each DMA. 
- Soil report including infiltration testing results (see Chapter 3 of the BMP 
Guidance Manual for methodology) address any soil contamination issues 
as well. 
- Storm Water Calculations (including narrative summary discussing 
calculated results and addressing how each of the three Tier 3 components 
(treatment requirement (1-inch, 24-hour storm), peak runoff discharge 
rate, and volume reduction requirements) for the entire project site will be 
met). See Appendix C in the Guidance Manual. This information must be 
summarized/confirmed up front in the report without searching through 
the hydrocad calculations in the appendices. 
- Call out the total flow (volume) that needs to be treated and/or retained, 
specify the proposed storm water design treatment capacities, and 
demonstrate that this amount of flow is treated by the specified BMPs.  
- Create a section in the report titled “Peak Runoff Discharge Rate.”  In 
this section, provide a narrative discussion of how proposed BMPs meet 
the peak runoff discharge rate requirements. Storm water runoff BMPs 
shall provide detention such that the post-development peak storm water 
runoff discharge rate shall not exceed the pre-development rate for the 2-
, 5-, 10-, and 25-year 24-hour storm events. 
- Create a section in the report titled “Volume Reduction.”  In this section 
include a discussion of the total volume reduction that needs to be retained. 
Make sure to discuss retention on-site of the larger of the following two 
volumes from the entire project site: 
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• The volume difference between the pre- and post-conditions for the 
25-year, 24-hour design storm (for redevelopment, the pre-condition 
is the predevelopment condition). 
• The volume generated from a 1-inch, 24-hour storm event for the 
entire project site. 

This information must be summarized/confirmed up front in the report 
without searching through the hydrocad calculations in the appendices. 
- Summary and Conclusions (must include confirmation that total BMP 
capacities meet/exceed the post-development runoff requirements, e.g. “1-
inch, 24-hour storm required BMP capacity = 2,000 cu. ft., permeable 
paver capacity provided = 3,000 cu. ft.”). 
- Provide a table listing all drainage areas, the required 24-hour treatment 
volume for each drainage area and the provided treatment capacity of each 
BMP. An accompanying exhibit with the parcel split into drainage areas 
with the BMPs should be included. 

c. Consider implementing natural filtration devices, such as swale-like 
landscaping, rain gardens, other bioretention designs or permeable paving 
that allows infiltration of storm water into the soil for water quality 
treatment. These types of passive/natural capture and filtration design 
options are recommended as opposed to mechanical or proprietary device 
options, which pose maintenance problems, may not treat for all of the 
pollutants of concern, and often do not treat runoff as efficiently. Please 
refer to the City’s Storm Water BMP Guidance Manual. 

d. Include a description of proposed storm water BMPs in the scope of work 
or project description section of the plan cover sheet. 

e. Include the locations of all BMPs on the site plan and provide a reference 
to the details on the Civil sheets. 

f. Include the amount of proposed new impervious area, the amount of 
proposed replaced impervious area, and the amount of removed 
impervious area on the plan cover sheet. Make sure to itemize each feature 
(i.e., provide the square footage of every improvement individually so it 
is easier to double check the areas on the scaled site plan). For 
clarification, please refer to definitions below. 
Proposed New Impervious Area – area where new impervious area (e.g., 
hardscape and roof) is proposed where there is existing pervious area 
(landscaping, permeable pavement, etc.). 
Proposed Replaced Impervious Area – area where new impervious area 
(e.g., hardscape and roof) is proposed where there is currently existing 
impervious area (e.g., hardscape and roof). 
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Proposed Removed Impervious Area – area where new pervious area is 
proposed (landscaping, permeable pavement, etc.) where there is currently 
existing impervious area (e.g., hardscape and roof). 

g. Proposed BMPs must comply with specifications described in Chapter 6 
of the BMP Guidance Manual. Include cross-section details of all 
proposed BMPs that demonstrate compliance with these requirements.  

h. Before the City Building Inspector will grant Certificate of Occupancy and 
finalize the building permit, the Building and Safety Division or their 
contracted QSP service provider must verify that all post-construction 
storm water BMPs were installed as approved and that they comply with 
the City’s Tier 3 storm water requirements. 

i. On the plan sheets (typically Civil sheets) reproduce documentation 
signed by the property owner stating that the proposed storm water BMPs 
(list individually) will be maintained pursuant to SBMC §22.87.050. 

j. Proposed impervious area is cumulative for two years after certificate of 
occupancy to prevent “piece-mealing” of projects to avoid storm water 
requirements. 

k. On the grading and drainage plan, add invert elevations (use North 
American Vertical Datum of 1988) and slopes of each pipe for the 
complete drainage system. Add top of grate elevations to each catch basin. 

l. Where catch basins are being constructed in the street, include the 
placement of catch basin screens in each of the details and on the plan 
sheets, per City standard detail Note 19, D-01.0. 

m. If more than 500 square feet of new/redeveloped impervious area is 
proposed in the Public right-of-way (ROW), Tier 3 requirements are 
triggered, unless the area is Maintenance of Paving i.e. “resurfacing with 
in-kind material” without grading of the subgrade. On separate Civil plan 
sheets identify all proposed work in the Public ROW. Also discuss the 
scope of work in the Public ROW and storm water treatment in the Public 
ROW in the storm water report. 

n. Replaced flatwork (regardless of whether a material change is proposed) 
qualifies as maintenance of paving unless the subgrade is disturbed (i.e., 
grading/compaction is proposed). Maintenance of paving work does not 
count toward the Tier 3 threshold. If maintenance of paving work is 
proposed, clearly indicate on the plans and details that “no disturbance of 
the subgrade” will occur. 

o. On the first sheet of the plans submitted for a building permit, adjacent to 
the list of “Special Inspections and Structural Observations,” include a list 
of the mandatory inspections by the City Building Inspector or City QSP 
for all storm water post-construction improvements (BMP). List the 
inspections required for the different construction phases individually for 
each type of BMP. The list should include critical phases of the 
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construction process when an inspection is necessary to confirm the BMPs 
are installed correctly. 
For example, the specific inspections required might include: 
- Pre-construction meeting 
- Excavation, subgrade, and box construction inspection 
- Filter layer, underdrain, rock/soil/sand layer installations 
- Permeable paver, pervious concrete, or pervious asphalt installation. 
- Final inspection once completed 
Also, include this text on the plans with the list of required inspections: 
“Inspections shall be called in by Contractor for inspection 72 hours prior 
to needed inspection. The City will then route to the QSP Inspector or third 
party Company.” 

C. Engineering Division 
1. Public Improvement Preliminary Conditions/Scope of Work. The scope of 

your proposal indicates that the following will likely be additional public 
improvements or need further review:  
a. The project will be required to include the replacement of driveway, curb 

and gutter and sidewalk along the entire Ortega Street frontage per 
Municipal Code Chapter 22.44 and to satisfy ADA requirements.  

b. Study the use of post-construction storm water improvement BMP’s along 
the Ortega Street frontage. 

2. Public Works Construction Standard Details Review. Address the proposal’s 
compliance with Standard Details and list potential difficulties in complying with 
standards along the frontage(s) of the parcel.  

D. Wastewater 
1. The existing sewer system that is to serve the proposed project may require 

upgrades based on condition and capacity. In order for the City to determine the 
upgrades, the applicant shall provide preliminary fixture calculations for proposed 
sewer flows, in gallons per minute, to the City to support acceptable performance 
of existing system and/or any proposed upgrades to wastewater collection system. 

2. Future plans shall show how the building is connected to the City sewer system. 
If the sewer lateral and wye are proposed to be replaced, applicant will not be 
required to provide a video. If the applicant decides to maintain the connection to 
the City sewer system through an existing sewer lateral(s), a video documenting 
the condition of the sewer lateral(s) will be required to be submitted to the City 
and any repairs identified through the review must be completed prior to project 
completion. 

3. If any use of the property falls within the definition of a Food Service 
Establishment as defined in SBMC Title 16.02.040 Definitions, the occupant will 
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need to comply with the City’s FOG Program. For reference or questions, see 
SBMC §16.04.080.B or contact the City’s Wastewater Resources Compliance 
Specialist at (805) 568-1005. 

E. Water Supply/Distribution 
1. Separate meters will be required for each residential dwelling unit. Each meter 

must measure all water to the residential unit and may only serve one dwelling 
unit. 

2. The commercial uses must be metered separately from the residential units. It is 
recommended that each commercial space is served by its own water meter. 

3. All City water meters are to be located in the public right-of-way.  
4. An irrigation meter is required if the irrigated area exceeds 1,000 sq. ft. 
5. A backflow prevention assembly is required for any irrigation meter, commercial 

meter, common area meter and meters serving 3rd and 4th story plumbing. 
6. If staff determines there is not enough space to accommodate all necessary meters 

in the public right-of-way, or there are conflicting uses of the right-of-way, private 
residential sub metering would be required. In this case, a City master meter 
would be located in the public right-of-way and the applicant would install private 
water submitters for each residential dwelling unit. The master meter could only 
serve the residential units. Property owner would be required to install, maintain, 
and read the submitters. Property owner would also be required to bill the tenants 
based on their water usage.  

7. Water and Sewer Capacity Charge Estimate: 
Residential Water ……………………………………………………..~$265,000 
Residential Sewer……………………………………………………...~$108,000 
Irrigation…….………………………………………………No capacity charge 
Commercial…………...………………………………..TBD based on meter size 
Credits will be applied for existing meters 
These charges are only an estimate. Actual charges will be calculated at work 
order issuance, and will be based on the fees and charges in affect at that time. 
These charges do not include installation or other permitting fees. The residential 
water and sewer capacity charges were calculated assuming each dwelling unit 
will contain 24.5 water supply fixture units (two full bathrooms). 

F. Fire Department 
1. Mixed-use occupancy signs are required per City of Santa Barbara Municipal 

Code. 
2. Commercial dumpsters shall not be placed within 5 feet of combustible walls, 

openings or roof eave lines unless fire sprinkler coverage is provided. 
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3. A commercial type fire hydrant is required for this project. The hydrant must be 
located within 300 feet of all exterior walls by way of access. It must be provided 
with one (1) four inch (4”) and two (2) two and one half (2 ½”) outlets and must 
have a fire flow in excess of 1250 gallons per m.inute. Please show location of 
nearest fire hydrant on plans. Include hydrant number, number and size of outlets 
and latest recorded GPM flow. 

4. A project directory, including a map and listing of all units on the site must be 
posted at the entrance to the property and must be indicated on the project plans. 

5. Provide a Knox Box for fire department access.  
6. An automatic fire sprinkler system is required for this building under a separate 

permit. Please place this note on plans. 
7. A standpipe system is required for this building and must be provided under a 

separate permit. Please place this note on plans. 
8. A Mixed-Use Fire Alarm system is required. The alarm system must notify all 

occupants in the event of fire. The system must include automatic smoke detection 
throughout the entire complex and be provided with a notification system which 
indicates the presence of residential dwelling units. Please note on plans that a 
mixed-use fire alarm system will be provided under a separate permit. 

G. Transportation Division 
1. Parking Modification. Transportation Planning Staff can support the parking 

modification if the apartment building rents individual parking spaces separately 
from the rental cost of the apartments. The goal of this “unbundling program” is 
to pass along the cost of the on-site parking facility directly to those who choose 
to rent parking. Those tenants not needing parking would only be covering the 
cost of their apartment. The cost of parking shall be charged monthly and leased 
on a month to month basis. The reason for this requirement is to lessen the parking 
demand of the total project to the number of parking spaces provided for the 
housing. 

2. Pedestrian Master Plan. New multi-family or nonresidential development 
projects typically include pedestrian improvements in the public right-of-way, and 
are subject to the guidelines and policies of the Pedestrian Master Plan 
(http://www.santabarbaraca.gov/gov/depts/pw/transpark/master_plans.asp).  
a. State Street. For the 80’ right-of-way width on State Street, the Pedestrian 

Master Plan (PMP) recommends a 6” curb, 4’ parkway or tree well area, 
8’ sidewalk and 2’-6” of “frontage zone,” which is usually a buffer on the 
private property between the back of sidewalk and the closest vertical 
obstruction. Low walls of 3’-6” or less may be within the frontage zone.  

b. Ortega Street. The 60’ right-of-way width on Ortega Street, the PMP 
recommends a 6” curb, 4’ parkway or tree well area, 6’ sidewalk and 1’-
6” frontage zone.  
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3. Standards for Parking Design. For all development, parking shall meet the 
Standards for Parking Design, which can be found on the City’s website at: 
http://www.santabarbaraca.gov/gov/depts/pw/transpark/project_review.asp 

4. Minimum Bay Dimensions. Per the City’s Access and Parking Design 
Standards, a stall width of 9’ must have an overall bay width of 39’. Based on the 
plans provided, it appears that you are only providing an overall bay width 38’ 
(single bay width portion of garage) and it does not allow turnaround movements 
to be accomplished in one maneuver as required by the Zoning Ordinance. One 
maneuver is one backup and one forward movement. Revise your plans to either 
widen the parking stall widths along the single loaded bay portion of the garage 
or increase the overall bay width by a foot. 
a. Vertical Elements. If there is a vertical element in excess of 6” in height 

adjacent to a parking stall, an additional 1’ of stall width is required to be 
provide clearance. It looks like there are several posts/structural beams 
throughout the parking garage, however, the spaces adjacent to the beams 
have not been widened to accommodate clearance. Revise your parking 
configuration to add an additional 1’ of stall width to the parking stalls 
adjacent to the beams. 

b. Driveway Apron. Refer to the Public Works Standard Construction 
Details for standard driveway apron designs. You will need to provide a 
continuous path of travel a minimum of 5’ wide with a maximum 2% cross 
slope across any driveway. 

5. Driveway Materials. Identify the driveway materials on the plans. All required 
off-street automobile parking areas and driveways shall be fully hard-surfaced 
with materials having equivalent service and durability as 2” thick asphaltic 
concrete, at minimum. Permeable paving solutions are encouraged. 

6. Onsite Commercial Loading. An on-site loading space shall be required if 
loading interferes with short-term or visitor parking. Dimensions of on-site 
loading spaces will be required based on anticipated vehicles serving the site. 
Please clarify if loading for the restaurant, office, or retail uses will occur on State 
Street or if loading will occur elsewhere. 

7. Bicycle Parking.  
a. Residential Use. Per SBMC §30.175.040 one bicycle space per unit is 

required for the residential use, which should be designed as “long-term.” 
Long-term bicycle parking shall be covered and secure (e.g., in a bicycle 
room, locker, or enclosed area) and located conveniently near the 
residential units it is intended to serve. Refer to the Access and Parking 
Design Standards for required design criteria. 

b. Nonresidential Use. Per SBMC §30.175.040 one bicycle space per 500 
square feet of floor area is required for the restaurant use, which should be 
designed in 25% “long-term” and 75% “short-term” configurations; one 
bicycle space per 1,750 square feet of floor area is required for the office 
use, with 75% “long-term” and 25% “short-term” configurations; and one 

http://www.santabarbaraca.gov/gov/depts/pw/transpark/project_review.asp
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per 1,750 square feet of floor area is required for the general retail use, 
with 25% “long-term” and 75% “short-term configurations. Long-term 
bicycle parking consists of a variety of fixture types and layouts and may 
be include racks, rooms, and lockers located in a variety of settings, both 
indoors and outdoors. Short-term bicycle parking usually consists of 
simple bicycle racks located near the front of the building or destination. 
Site planning is focused on convenience, utility and to improve security 
for the basic bicycle rack. Refer to the Access and Parking Design 
Standards for required design criteria. 

c. Bicycle Parking Plans. Bicycle parking plans shall include bicycle 
parking locations, long-term and short-term parking designations, parking 
rack/device type, bicycle parking layout with dimensions, and enclosure 
details (where necessary). Please be sure to include the manufacturer’s 
spec sheet of the proposed rack/device type in the plans. Each standard 
surface bicycle parking space shall be a minimum of 2’ x 6’. 

d. Bicycle Maneuvering. A minimum 5’ aisle or space shall be provided for 
bicycles to enter and leave the facility. In an enclosed space where bicycles 
are parked perpendicular to a wall, the aisle shall have a width of at least 
7’ to the front or rear of a bicycle parked in the facility. Maneuvering space 
should allow for simultaneous users, provide for entry and exit of the 
facility and accommodate rack operations and lifting of bicycles where 
necessary.  

8. Work in the Right-Of-Way. Work proposed within the public Right-Of-Way 
will require a separate Public Works Permit. You can submit for this permit at the 
Public Works Counter. 

9. Traffic Generation. Transportation Planning Staff prepared a preliminary traffic 
analysis of the traffic effects of retaining some of the existing retail and restaurant 
space and construction of new office space and thirty-six new residential units as 
proposed. The City of Santa Barbara’s traffic model was used to determine traffic 
effects using the model’s specific traffic generation rates; which vary based upon 
use and location. The proposed project is in Model Area 1 has an AM Peak Hour 
Trip (PHT) rate of 0.29 trips per dwelling unit and a PM PHT rate of 0.27 trips 
per dwelling unit for the residential use average of “Multi-Family One Car” and 
“Multi-Family Zero Cars”. The project would result in a net decrease of 10.78 
AM PHT and 21.19 PM PHT. Distributing these trips to the city grid would not 
use one percent or more of the intersection capacity at any of the identified future 
2030 anticipated impacted intersections. Therefore, the proposal would not 
constitute a project specific traffic impact. 

H. Building & Safety Division 
1. Advisory Comments: 

a. Per CBC 1104A.1 & 1106A.1 #2 all residential floors in an elevator 
building are considered “ground floors” and must therefore be designed as 
adaptable units. 
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b. Per the 2019 Energy Regulations 110-10B 3c new buildings must have the 
electrical service panel designed to be “solar ready.” Indicate the location 
of the future solar panels on the elevations or roof plan. 

c. See Chapters 5, 6, 7, and 9 of the CBC 2016 to address building areas, fire 
resistive construction, allowable openings, and fire sprinkler 
requirements. Please confirm that a type V-B non-rated complies with the 
number of stories and the listed occupancies. Per Table 504.4 a V-B 
sprinklered building can be only 3 stories. 

2. Elevator Comments: 
a. Per CBC 3002.4 the elevator car shall be sized to accommodate a gurney. 
b. Per CBC 1009 & 1009.3, an accessible means of egress is required from 

all floors. This can be provided with a stair enclosure or an elevator with 
the required stand- by power. Please review 1007.2.1 for elevator 
requirements. 

3. Energy & Green Requirements: 
a. Per 2019 Green Code 302.1, in Mixed Use Occupancy buildings, each 

portion of a building shall comply with the specific green building 
measure applicable to each separate occupancy. 

IV. APPLICATIONS REQUIRED 
Based on the information submitted, the required applications under current standards would be: 
A. Planning Division 

1. Community Benefit Housing Project Height Findings by the Planning 
Commission (SBMC §30.140.100.B). 

2. A Lot Area Modification to allow more units than would be allowed on a 30,004 
square foot lot designatd as Medium-High Residential Density (SBMC 
§30.250.020); 

3. A Parking Modification to allow less than the required number of parking spaces 
(SBMC §30.250.020); 

4. A Open Yard Modification to allow less than the required amount of open yard 
area for multi-family residential development (SBMC §30.250.020); and 

5. Design Review by the Historic Landmarks Commission (SBMC Chapter 22.22). 
B. Engineering Division 

1. Public Works Construction Permit. Required Public Improvements along the 
Ortega Street frontage may require the preparation and submittal of C-1 Public 
Improvement plans for the proposed development. 

2. Certificate of Voluntary Lot Merger.  
3. Water and Sewer Service Connections. 
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V. REQUIRED ADDITIONAL INFORMATION FOR APPLICATION SUBMITTAL 
Staff has also identified the following additional information as necessary in order to adequately 
review the proposed development project. Please ensure that your formal application submittal 
contains at least the following: 
A. Planning Division 

1. Application Letter. Please revise the Applicant Letter to include a detailed 
description of your proposed project including how you believe the findings for 
Community Benefit Housing Project Height can be made, as well as the findings 
for each of the modifications. Please include information about how the project 
complies with State Density Bonus Law and/or the City Density Bonus Program. 
Clearly identify any concessions that you are requesting under State Density 
Bonus Law. Identify the number of units proposed at each affordability level. 
Please also include construction information such as estimated duration of 
demolition, grading, construction, and landscaping; the type of equipment 
necessary for each phase of construction; and any other pertinent details of the 
project proposal. 

2. Project Plans. Plans shall include the information identified on the Project Plan 
Requirement handout, available on the City website. 

3. Modification Submittal Requirements. Please refer to the Modification & 
Performance Standard Permit Submittal Packet, available on the City website, for 
a list of required submittal information.  

4. Design Review. The proposed project requires design review approval by the 
Historic Landmarks Commission (HLC). A design review application must be 
submitted to initiate your design review permit application. Following a noticed 
concept review by the HLC, your project will be scheduled for Concept review 
by the Planning Commission for the Height Findings. Please be advised that due 
to noticing requirements, applications must be received a few weeks in advance 
the scheduled meeting.  

5. Design Review Compatibility Analysis Prior to proceeding to the Planning 
Commission for a decision on the project, the project must receive a Compatibility 
Analysis Considerations pursuant to SBMC §22.22 (HLC). The project will not 
be scheduled for review by the Planning Commission before this has been 
completed. Please schedule the project for these considerations at the HLC. 

6. Supplemental Noticing for AUD Projects. All projects proposing five or more 
net new units under the AUD program are required to post drawings of the 
proposed building(s) on a sign erected at the project site. The sign must be 
installed at least ten (10 days) prior to the date of the first publicly noticed hearing. 
And shall remain for at least ten (10 days) after the date Project Design Approval 
is granted. Please review the attached On-Site Notice Posting Instructions handout 
for complete instructions. 
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7. Utilities. Please delineate areas on the project plans for any proposed 
transformers, electrical meters, and backflows. They may not be located within 
the front setback. 

8. Open Yard. Provide a plan sheet that clearly identifies compliance with open 
yard requirements. 

9. Archaeology. The subject parcels are located within several Archeological 
Resource areas. A Phase I Archeological Report will be required for any proposed 
development on the properties. The Phase I Archaeology Report is required to be 
prepared and submitted for review and acceptance by the Historic Landmarks 
Commission as part of California Environmental Quality Act (CEQA) mandated 
environmental review. A list of the submittal requirements for the required report 
and the List of City Approved Archaeological Consultants are available on the 
City website. Please be sure that one copy of the report contains the original 
photographs, and that the remaining copies contain legibly reproduced 
photographs. Please note that Phase I Archeological Reports must be reviewed 
and accepted by the Historic Landmarks Commission (HLC) at a full board 
hearing before we can make an environmental determination and before Project 
Design Approval by the HLC. 

10. Soils and Foundations. The site has been identified as having high to moderate 
liquefaction potential, highly expansive soils, moderate erosion potential and 
potentially shallow ground water. In order to receive a project approval and to 
determine what level of environmental review will be required, a geotechnical 
study must be prepared either by a Professional Engineer (PE) or a Certified 
Engineering Geologist competent in the field of liquefaction, and the study must 
provide specific recommended measures for the foundation design and 
address/recommend any required special design features to adequately address the 
hazards for the proposed project.  

11. Title Reports. The Title Report provided was more than three years old. The City 
cannot provide feedback based on the title report as submitted. At times 
information on title reports can affect whether a lot can be readily merged, lot line 
adjusted, or subdivided, or if easement will effect development. A title report for 
each parcel is required. 
Please provide a current preliminary title report (issued within three (3) months 
of the application date) for all involved parcels. The Title Report must show 
ownership and all easements. Note that following review of the preliminary title 
report, copies of easement documents referred to in the preliminary title report 
may be required.  

12. PRT Letter. Submit a copy of this letter, indicating how each of the comments 
contained in Sections III and V have been addressed. 

B. Environmental Services 
Project proposes an enclosure location that serves the site well and the proposed 
containers appear to have enough capacity to service the site. At this time there are not 
enough details provided. Please indicate the size and waste stream of each container, i.e. 
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Trash 3 cubic yard dumpster. Indicate the path of travel of the containers from the 
enclosure to E. Ortega for servicing by the waste hauler. There are recommended features 
for interior storage locations with food scraps containers. Please review page 6 of our 
guide linked below for details on interior locations. Our enclosure guide is available here 
with container dimensions on page 18: www.SantaBarbaraCA.gov/EnclosureGuide 

C. Creeks. Provide Tier 3 SWMP requirements as noted in Section III. 
D. Building & Safety Division 

1. The Accessible Parking Requirements are calculated separately for the residential 
and the commercial stalls. A total of 2 van stalls are required for the site. 
Per CBC 1109A.3 & 1109A8.6 a minimum of 2% (1 van stall) is required for the 
residential stalls and per CBC 11B 208.2 & 11B 208.2.4 a minimum of 1 van stall 
is required for the commercial stalls. 

2. The Green Parking Requirements are calculated separately for the residential and 
the commercial stalls. Per CGC 4.106.4.2 a minimum of 10% or two EV charging 
station are required. Per CGC 4.106.4.2.2 a minimum of van stall is required for 
the residential parking and no charging stations required for the commercial stalls. 
Indicate the location of the accessible path of travel to the van stall. 

3. Per CBC 1104A.1 & 1106A.1 #2 all residential floors in an elevatored building 
are considered “ground floors” and must therefore be designed as adaptable units. 

4. Per the 2019 Energy Regulations 110-10B 3c new buildings must have the 
electrical service panel designed to be “solar ready. Indicate the location of the 
future solar panels on the elevations or roof plan. 

5. General Building Requirements 
a. See Chapters 5, 6 , 7, and 9 of the CBC 2016 to address building areas, 

fire resistive construction, allowable openings, and fire sprinkler 
requirements. Please confirm that a type V-B non-rated complies with the 
number of stories and the listed occupancies. Per Table 504.4 a V-B 
sprinkered building can be only 3 stories 

b. See section 508, CBC 2019 for compliance of Mixed Use and Occupancy. 
c. See section 510 Special Provisions for separation requirements between 

the S2 parking and R2 occupancies. 
d. This building is built on the property lines, therefore compliance shall be 

required with section 705.8 Openings. Openings in exterior walls shall 
comply with Sections 705.8.1 through 705.8.6. 

e. See CBC 2019 section 420.2 and 708 for separation walls and section 
420.3 and 711 horizontal separation requirements between sleeping units. 
See section 1206 for sound transmission between units. 

f. Please provide an egress plan that clearly identifies the components of the 
egress system. Indicate the corridors, their respective widths and fire 
protection ratings; identify the exits components and the exit discharge. 



PRE-APPLICATION REVIEW TEAM COMMENTS 
710 STATE STREET & 15 EAST ORTEGA STREET (PRT2020-00018) 
MARCH 5, 2020 
PAGE 21 OF 25 
 

 

On this plan, identify the exit stairs and the exit access stairs as each has 
different requirements. 

g. Per CBC Table 602 all construction within 10 feet of the property line 
shall be one-hour rated construction. Building will also require a parapet 
unless it meets the exceptions listed in this section. 

h. The garage meets the definition of an enclosed garage per CBC 406.6 and 
will require mechanical ventilation per CBC 406.6.2. 

6. Elevator Comments 
a. Per CBC 3002.4 the elevator car shall be sized to accommodate a gurney. 
b. Per CBC 1009 & 1009.3 An accessible means of egress is required from 

all floors. This can be provided with a stair enclosure or an elevator with 
the required stand- by power. Please review 1007.2.1 for elevator 
requirements. 

7. Energy & Green Requirements 
Per 2019 Green Code 302.1 In Mixed Use Occupancy buildings, each portion of 
a building shall comply with the specific green building measure applicable to 
each separate occupancy. 

E. Engineering Division 
1. Show and identify all existing and proposed public utility (SoCaGas, SCE, 

Telecom, Water, Sewer, Storm Drain, SWMP, etc.) proposals (installations, 
connections, abandonments) in the Public right-of-way. 

2. Provide a current to within 3 months Preliminary Title Report for all Parcels 
proposed to be merged.  

F. Water Resources Division 
Please delineate the location of water services on the site plans 

G. Transportation Division 
1. Sidewalk. Please show the existing and proposed sidewalk corridor dimensions 

on the site plan. If the existing dimensions are not consistent with the PMP, a 
dedication of easement to meet the dimensions would be a requested condition of 
approval.  

2. Visibility. Show the 10’ x 10’ visibility triangle on the plans to demonstrate that 
there is adequate visibility near the driveway. Please note, no fence, screen, wall 
or hedge exceeding a height of three and one-half feet (3.5') shall be located within 
a triangular area (also referred to as “visibility triangle”) on either side of a 
driveway. 

3. Standards for Parking Design. Show compliance with the City’s Standards for 
Parking Design (which can be found on the City’s website at: 
http://www.santabarbaraca.gov/gov/depts/pw/transpark/project_review.asp) on 
the plans. 

http://www.santabarbaraca.gov/gov/depts/pw/transpark/project_review.asp
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4. Bicycle Parking. Show compliance with bicycle parking requirements on the 
plans.  

VI. ENVIRONMENTAL REVIEW: 
Determining the level of environmental review is dependent on a thorough project description in 
the applicant letter that provides information about the existing setting (e.g., size of the parcel, 
amount of development, use of buildings, natural habitat on site, easements, etc.) and the 
proposed project (e.g., demolition of structures, grading, habitat removal, uses of the site, 
restoration or structures and/or natural habitat, etc.). 
Once the formal application has been received and deemed complete, staff will begin the 
environmental review of the subject development application. During this period, you may be 
contacted to discuss measures to avoid or reduce environmental effects anticipated to result from 
the proposed project. 

VII. FEES 
Please be informed that fees are subject to change at a minimum annually (typically in August). 
Additionally, any fees required following Planning Commission approval will be assessed during 
the Building or Public Works Plan Check phase and shall be paid prior to issuance of the building 
or other permit. Based on the information submitted, the subject project requires the following 
additional fees for the following reasons: 
A. Planning Division 

Prior to the application being deemed complete (based on current standards): 
Conceptual Review at HLC ......................................................................... $395.00 
Review of HSSR (if required by HLC) ....................................................... $500.00 
Community Benefit Height Findings........................................................ $1,865.00 
Design Review (Multi-unit Residential over 20 units) ............................. $6,800.00 
Design Review (Nonresidential 1,000-3,000 sf) ...................................... $3,350.00 
Environmental Review ................................................................................ $345.00 
Review of Special Studies ...................................................................... $630.00 per study 
Modification ............................................................................................. $2,950.00 
Each additional modification ....................................................................... $815.00 
Mailing List Service Fee (Per Noticed Hearing) ......................................... $155.00 
Following Planning Commission approval: 
Plan Check Fee ................................................................................................ TBD 

B. Engineering Division 
Following Planning Commission approval: 
Certificate of Voluntary Merger ............................................................... $6,380.00 
Public Improvements ....................................................................................... TBD 

C. Wastewater 
Fee .................................................................................................................... $0.00 
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D. Water Supply/Distribution 
Plan Review Fee .......................................................................................... TBD 
Backflow Inspection fees ............................................................................. TBD 

E. Transportation Division 
Following Planning Commission approval: 
Plan Check Fee ............................................................................................ $545.00 
Traffic Trip Generation Analysis Review Fee ............................................. $545.00 
Traffic AMP Benchmark Update per MFR unit ($38/unit) ...................... $1,368.00 

F. Building & Safety Division 
Following Planning Commission approval: 
Plan Check Fee ............................................................................................ TBD 

VIII. NEXT STEPS: 
Based on Current Standards 
1. Submittal to HLC for a Concept Review 
2. HLC Review of Historic Structures Site Report, if required by HLC 
3. Concept Review at Planning Commission for Community Benefit Housing Height 

Findings 
4. Make an appointment to submit for Parking, Lot Area and Open Space Modifications 

application at Planning Commission 
5. Application reviewed for completeness by City staff 
6. Determination of Environmental Review process. This may include the preparation of an 

Initial Study and a determination as to whether a Mitigated Negative Declaration or an 
Environmental Impact Report would be required. 

7. Planning Commission review of modifications 
8. HLC Project Design and Final Approvals 
Based on Potential Future Standards 
1. Submittal to HLC for a Concept Review 
2. HLC Review of Historic Structures Site Report, if required by HLC 
3. Submittal of a PRT for review of a Priority Housing Overlay Project (SBMC 

§30.150.060)1  
4. Planning Commission Concept Review of a Priority Housing Overlay Project (SBMC 

§30.150.060) 1 
5. Application reviewed for completeness by City staff 
6. Determination of Environmental Review process. This may include the preparation of an 

Initial Study and a determination as to whether a Mitigated Negative Declaration or an 
Environmental Impact Report would be required. 

7. HLC Project Design and Final Approvals 

                                                 
1 Potential AUD Amendments may include revising the current PRT/Planning Commission Concept review process to 
require a formal application submittal to, and approval by, the Planning Commission. 



PRE-APPLICATION REVIEW TEAM COMMENTS 
710 STATE STREET & 15 EAST ORTEGA STREET (PRT2020-00018) 
MARCH 5, 2020 
PAGE 24 OF 25 
 

 

Please Note: The Planning Commission conducts regular site visits to project sites, generally the 
Tuesday morning prior to their scheduled hearing dates. The Commission has requested that 
markers be provided on the site for all projects that may have size, bulk, and scale, and/or visual 
impacts or view issues, to provide a basic visual representation of project size and scale. 
 

Prior to the scheduled Planning Commission hearing, you will be required to place stakes at the 
corners of the proposed new buildings/additions and story poles located at the roof ridge line 
(the highest point of the roof) and the eave. Any large trees to be protected/removed must also 
be identified. 
 

Also note that you will also be required to post the public notice on the site in accordance to 
current noticing requirements. It is the applicant’s responsibility to monitor that the notice on 
site remains legible and visible to the public. 

IX. CONTACTS 
The following is a list of the contact personnel for the various City departments and/or divisions 
working on the processing of your application: 
Planning Division, 564-5470, ext. 4531 ........ Kelly Brodison, Associate Planner 
Creeks Division, 897-2658 ............................ Erin Markey, Associate Planner  
Fire Department, 564-5702 ............................ Ryan DiGuilio, Fire Inspector II  
Engineering Division, 564-5363 .................... Adam Hendel, Principal Civil Engineer or Michael 

Cloonan, Project Engineer I  
Water Supply/Distribution, 564-5406 ........... Maggi Heinrich, Water Resources Specialist  
Wastewater, 564-5406 ................................... Bradley Rahrer, Wastewater Collections System 

Superintendent or Patricia Vogel, Engineering 
Technician II 

Transportation Division, 564-5385 ................ Jessica Grant, Supervising Transportation Planner, 
Kaitlin Mamulski, Assistant Transportation 
Planner 

Building & Safety Division, 564-5485 .......... Elizabeth Sorgman, Senior Plans Examiner  

X. CONCLUSIONS/GENERAL COMMENTS 
These comments constitute your PRT review. The project is scheduled for review at a meeting 
on March 10, 2020 from 2:00 to 2:45 p.m. at with staff from the Planning, Engineering, Water 
Resources, Transportation, and Building & Safety Divisions and the Fire Department. Please 
review this letter carefully prior to our scheduled meeting date. We will answer your questions 
on the PRT comments at that time. If you do not feel it is necessary to meet with staff to discuss 
the contents of the letter or the project, please call me at (805) 564-5470 by Monday, March 9, 
2020. If we do not hear from you by this date, we will assume that you will be attending the 
scheduled meeting.  

XI. EXPIRATION OF PRT COMMENTS 
Comments and recommendations from any Pre-Application Review are valid for a period of 12 
months from the date of the Pre-Application Review Team letter. As stated above, if a project, 
including an AUD project, is substantially revised, or if applicable policies, regulations, or 
procedures change that could affect the recommendations or conclusions of the Pre-Application 
Review, the Team may require a subsequent Pre-Application Review prior to formal application 
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submittal or Planning Commission Concept Review for an AUD project. If, however, there are 
no substantial changes to either the project or any relevant policies, regulations, and procedures, 
the Team may allow the submittal of a formal application for a development project up to a 
maximum of 24 months after the date of the Pre-Application Review Team letter. 

Sincerely, 
 
 
Kelly Brodison, Associate Planner 
Attachments: 
1. Design Review Submittal Packet 
2. Visual Aid Submittal Packet 
3. Supplemental Design Review Submittal Materials 
4. On-Site Posting Instructions 
cc: (w/o attachments) 

710 State Street Partners, 1231 State Street #B. Santa Barbara, CA  93101 
Planning File 
Adam Hendel, Principal Civil Engineer 
Michael Cloonan, Project Engineer I 
Brad Rahrer, Wastewater Collections System Superintendent 
Patricia Vogel , Engineering Technician II 
Dan Rowell, Environmental Services Specialist I 
Ryan DiGuilio, Fire Inspector II 
Rob Dayton, Principal Transportation Planner 
Jessica Grant, Supervising Transportation Planner 
Kaitlin Mamulski, Assistant Transportation Planner 
Elizabeth Sorgman, Senior Plans Examiner 
Maggi Heinrich, Water Resources Specialist 
Erin Markey, Associate Planner/Creeks 
Laura Dubbels, Community Development Programs Supervisor 
Nicole Hernandez, Urban Historian 




















	III. BACKGROUND
	This project was reviewed by the HLC on June 10, 2020 (Exhibit C). In their review, the HLC provided positive comments about the direction of the current design. They requested more study of the roof pitches and front façade of the State Street elevat...
	The project was continued indefinitely to the Planning Commission for comments and the applicant will be required to return to the HLC for Project Design and Final Approval of the project.
	The project was reviewed by the City’s Land Development Team in March 2020. A Pre-Application Review Team (PRT) Letter was provided to the applicant, which identified areas of concern, as well as items that need to be addressed prior to application co...
	The PRT Letter focused on the project’s compliance with existing zoning standards. Under the zoning standards in effect at that time (March 2020), the project did not comply with required parking, density or building height. However, it was acknowledg...
	Staff also analyzed the project’s potential impacts on historic resources and whether an important historic resource or its immediate surroundings would be substantially altered. The project is in an area that has several buildings that are either lis...
	C. AUD AMENDMENTS FOCUSED ON THE CENTRAL BUSINESS DISTRICT
	On July 28, 2020, the City Council introduced an ordinance to approve certain AUD Program Amendments that would facilitate housing in the Central Business District (CBD). That Ordinance was adopted on August 4, 2020 and becomes effective 30 days later...
	These amendments are:
	 Density: Expand High Density with Priority Housing Overlay to the majority of the CBD.
	 Height: Increase the allowed height (without special findings) from 45 feet to 48 feet for projects zoned C-G or M-C, located in the CBD, and developed at the Priority Housing Overlay tier.
	 Parking: Allow a maximum of one on-site parking space per residential unit and allow parking to be rented separately from the residential unit.
	 Trial Period: Eliminate the 250-unit threshold as a trigger for expiration of the AUD Program, and identify August 31, 2021 as the end of the trial period.
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	V. POLICY AND ZONING CONSISTENCY ANALYSIS
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